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CITY OF SAINT PAUL 25 West Fourth Street, Ste. 1400 Telephone: 651-266-6700

Melvin Carter, Mayor Saint Paul, MN 55102 Facsimile: 651-266-6549

To:  Planning Commission

From: Comprehensive & Neighborhood Planning Committee

Date: March 2, 2018

RE:  Zoning Study to Amend Locational Standard of Accessory Dwelling Units

On February 7, 2018, the City Council passed a resolution initiating a zoning study to consider
amending the locational standard for accessory dwelling units (ADUS) to include five additional
areas of the city—Mounds Park area of Dayton’s Bluff and Planning Districts 1 (Eastview-
Conway-Battlecreek-Highwood), 3 (West Side), 7 (Thomas Dale), and 9 (West Seventh). (See
Attachment 1 to review the initiation resolution.) Originally the study was limited to the Mounds
Park area, but four district councils requested to be included in the study when they learned an
expansion of the use was proposed.

ADU Expansion Zoning Study

Scope of the Study

Under § 65.913(a), ADUs can only be located within one-half mile of University Avenue
between Emerald Street and Lexington Parkway. As there are already standards in place for this
use adopted less than 1.5 years ago, this study will be limited to the locational requirements. The
following narrative provides a brief background on ADUs in St. Paul, identifies the planning
context for this work, analyzes the potential for ADUs in each of the five expansion areas,
discusses neighborhood impacts from ADUs, identifies a community outreach strategy, and
makes a recommendation to the Planning Commission.

Background
On September 14, 2016, the City Council adopted Ordinance 16-13 establishing ADUs as a

permitted use in the R1-R4, RM1-RM2, and T1-T3 zoning districts and creating § 65.913(a-g),
which established use standards related to location, minimum lot size, number of units,
compliance with other regulation, unit occupancy, unit size, access and entrances, parking, and
ownership. (See Attachment 2 for the ordinance language.) As the original ADU zoning study
related to allowing for transit supportive densities and housing choice along the Green Line, the
Planning Commission recommendation to the City Council included the area within one-half
mile of University Avenue east of Lexington Parkway to Marion Street, but that area was
removed from the final ordinance adopted by the City Council.
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Only one ADU has been established since the adoption of the ordinance. However, there has
been interested expressed by homeowners who live in areas of the city where it currently is not
permitted.

Planning Context

The Comprehensive Plan supports studying the potential of implementing accessory dwelling
units throughout the city. Land Use Policy 1.6 states: “Explore the potential for accessory units
in Established Neighborhoods.” Established neighborhoods is a future land use category of the
plan, and it guides the areas of the city that are predominated by residential uses. In addition,
Housing Policy 2.17(b) states: “Explore via a zoning study, the potential for accessory units in
existing neighborhoods” to support creativity in infill housing. In addition to citywide guidance,
the District 1 Community Council’s Community Plan, which was adopted as an addendum to the
City’s Comprehensive Plan, states: “Explore the potential for accessory dwelling units in all
single-family residential zoning districts, including what impacts this would have on both the
zoning districts and the community (H3.6).” District 7°s draft neighborhood plan calls for ADUs
to be permitted.

ADU Analysis

Attached is a series of maps that identify parcels with single-family dwellings in each of the
possible expansion areas. Staff used Ramsey County parcel data to complete this analysis. This
analysis was not meant to definitively determine if a property meets the requirement, but to give
a sense the number of properties it may affect.

There are three categories identified on the maps:
o Likely to meet 5,000 sq. ft. standard: Lot size is greater than or equal to 5,000 sq. ft.

e Potential to meets 5,000 sq. fi. standard: Lot size is such that if adjoining an alley of at
least 14 feet in width, it may have sufficient lot area.?

o Unlikely to meet 5,000 sq. fi. standard: Lot is than 5,000 sq. ft in area.

Number of Zoning Lots that Meet the Lot Area Requirement
Expansion Area (Rounded to the nearest 5)
Likely Potential Unlikely
Mounds Park 500 25 85
District 1 4,095 235 55
District 3 2,220 545 300
District 7 74 1,010 475
District 9 1,145 845 405

In Districts 1, 3, 7, and 9, several of the lots fall in zoning districts where ADUs are not
permitted. This is most notable in District 1 in the Highwood area, which is zoned RL One-
Family Large Lot.

3 Under § 63.101, lots that adjoin a dedicated public alley can include one-half the width of the alley is considered
part of the lot.




Neighborhood Impacts from ADUs
The current ADU requirements were developed to minimize negative impact that are often cited
by community members when discussing multifamily housing in single-family neighborhoods.

These include:
e Overcrowding: Occupancy limited to that which would meet the definition of one family
under § 60.207° of the zoning code.
o Absentee landlords: Owner occupancy requirement to mitigate issues associated with
landlords who do not live on the premises.
e Neighborhood character: Disallowing external stairs to an upper floor unit on the front of
the building to ensure that the character of the single-family house is maintained.

Outreach Strategy

Staff has reached out to the district councils that are affected by this study to set up presentations.
Those presentations will be taking place during the months of March and April, prior to the
proposed Planning Commission public hearing. An Open Saint Paul forum will be opened to
receive general input from residents on the topic.

Recommendations:

Attached to this report are zoning amendments that support the following recommendations:
1. Addition of Mound Park area of District 4 and all of Districts 1, 3, 7 and 9 to § 65.913(a).
2. Amendment § 66.221 to permit ADUs in the RL. One-Family Large Lot zoning district.

Requested Commission Action

The Comprehensive and Neighborhood Planning Committee recommends the Planning
Commission release this zoning study for public comment and to set a public hearing date for
April 20, 2018. As the Comprehensive Plan policy guides the City to look at this issue for all
Established Neighborhoods, the Committee recommends that comment be invited from all
neighborhoods in the city to determine the level of interest in making this a provision of the
zoning code that applies citywide.

Attachments:

City Council Resolution
ADU Code Language

ADU Analysis Maps
Proposed Text Amendments

b One or two persons or parents, with their direct lineal decedents and their adopted or legally cared for children
(and including the domestic employees thereof) together with not more than two persons not so related...and four
or fewer persons living in such housekeeping unit shall be considered a separate family for the purposes of this
code.
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Legislation Details (With Text)

File #: RES 18-162  Version: 3 Name:
Type: Resolution Status: Passed
In control: City Council
Final action:  2/7/2018
Title; Directing the Planning Commission to undertake a zoning study to determine whether accessory

dwelling units should be permitted in the Mounds Park, and Planning District 1 (Eastview, Conway,
Battle Creek and Highwood Hills), Planning District 3 (West Side), Planning District 7 (Thomas-Dale),
and Planning District 9 (West Seventh) areas and regulated under § 65.913(a).

Sponsors: Jane L. Prince
Indexes:

Code sections:

Attachments:
Date Ver. Action By Action Result
2/14/2018 3 Mayor's Office Signed
2/7/2018 1 City Council

Directing the Planning Commission to undertake a zoning study to determine whether accessory dwelling units
should be permitted in the Mounds Park, and Planning District 1 (Eastview, Conway, Battle Creek and
Highwood Hills), Planning District 3 (West Side), Planning District 7 (Thomas-Dale), and Planning District 9
(West Seventh) areas and regulated under § 65.913(a).

WHEREAS, on September 19, 2016, the City of Saint Paul approved adding dwelling units as an accessory
use in the RL, R1-R4, RT1, RT2, RM1-RM3, and T1-T4 zoning districts; and

WHEREAS, under §65.913(a) accessory dwelling units are limited to one-half mile of University Avenue
between Emerald Street and Lexington Parkway; and

WHEREAS, Land Use Policy 1.6 and Housing Policy 2.17(b) of the Comprehensive Plan support a zoning
study to explore accessory units in Established Neighborhoods; and

WHEREAS, residents of the Mounds Park, and District 1, District 3, District 7, and District 9 areas have
expressed interest in allowing ADUs-in that those parts of the city; and

WHEREAS, future land use in the Mounds Park and District 1, District 3, District 7, and District 9 residential
areas are guided Established Neighborhood in the Comprehensive Plan; and

WHEREAS, Policy H3.6 of the District 1 Community Council Community Plan states: “Explore the potential for
accessory dwelling units in all single-family residential zoning districts, including what impacts this would have
on both the zoning districts and the community;” and

WHEREAS, Mounds Park is generally described as the area bound by Interstate 94 to the north, Highway 61
to the east, and Mounds Boulevard to the south and west;; and District 1 is generally described by as the area
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File #: RES 18-162, Version: 3

bound by Minnehaha Avenue to the north and west, McKnight Road to the east, Red Rock Road to the south,
the Mississippi River to the west to Warner Road to Highway 61 to Birmingham Street up to Minnehaha
Avenue:; District 3 is generally described as the area bound by the Mississippi River to where Annapolis
Street, if extended, meets the Mississippi River except for the area bound by Sidney Street to the north,
Bidwell Street to the east, Annapolis Street to the South, and Charlton Street to the west; District 7 is generally
described as the area bound by Burlington Northern Rail to the north, Interstate 35E to the east, University
Avenue to the south and Lexington Parkway to the West; and District 9 is generally described as the area
bound by Interstate 35E to the north, Kellogg Boulevard to Robert Street to the northeast, the Mississippi River
to Interstate 35E to the northeast to the southwest, Interstate 35E to Shepard Road to Homer Street to West
Seventh to Interstate 35E;

NOW, THEREFORE, BE IT RESOLVED, that the City Council requests that the Planning Commission
complete a zoning study to consider permitting ADUs in Mounds Park, and Planning District 1, District 3,
District 7, and District 9 areas.
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St. Paul, MN Code of Ordinances

Sec. 65.913. - Dwelling unit, accessory.

A secondary dwelling unit, subordinate to a principal one-family dwelling, within or attached to a one-

family dwelling or in a detached accessory building on the same zoning lot.

(a)

(b)
(©

(d)

(e)

Standards and conditions:

Lot location. The lot shall be located within one-half (%2) mile of University Avenue

between Emerald Street and Lexington Parkway.

Minimum lot size. The lot shall be at least five thousand (5,000) square feet in area.

Number of accessory units. There shall be no more than one (1) accessory dwelling unit

on a zoning lot.

Compliance with other city, local, regional, state and federal regulations. Pursuant to

section 60.109 of the Zoning Code, all accessory dwelling units must comply with city,

local, regional, state and federal regulations.

Unit occupancy.

(M

(2)

3)

4)

The total occupancy of the principal dwelling unit and accessory dwelling unit shall

not exceed the definition of family in_Section 60.207 allowed in a single

housekeeping unit.

The property owner of record shall occupy either the principal dwelling unit or the
accessory dwelling unit as their permanent and principal residence. Using the

form provided by the city, the property owner shall execute a declaration of land
use restrictive covenants and owner's warranties creating certain covenants
running with the land for the purpose of enforcing the standards and conditions of
this subsection and file the same with the county recorder. The property owner
must deliver an executed original of the declaration, which shall display its date
and document number of record, to the zoning administrator before any city

building or zoning permits required for the accessory dwelling unit can be issued.

The property owner shall file an annual affidavit with the zoning administrator
verifying continued owner-occupancy of the property as their permanent and

principal residence. A fee shall be collected in accordance with_section 61.302.

At the request of the property owner and upon inspection finding the accessory
dwelling unit has been removed, the zoning administrator shall record a release of
any previously recorded covenant for that accessory dwelling unit. Any and all

filing costs shall be the responsibility of the property owner.

(f) Unitsize. The floor area of the accessory unit shall be a maximum of eight hundred

(800) square feet. If the accessory unit is located interior to the principal structure, the

principal structure shall have a minimum floor area of one thousand (1,000) square feet
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2/15/2018 St. Paul, MN Code of Ordinances
and the accessory unit shall not exceed one-third (¥4) of the total floor area of the
structure.

(g) Access and entrances.

(1) A walkway shall be provided from an abutting public street to the primary
entrance of the accessory dwelling unit.

(2) Upper floor units within the principal structure shall have interior stairway access
to the primary entrance of the unit. Secondary stairways required for fire safety
may be located on the exterior of the side or rear of the building, but shall not be
allowed on the front of the building.

(3) Exterior stairways shall be built of durable materials that match the finish of the
principal structure or accessory building to which they are attached. Raw or
unfinished lumber shall not be permitted.

(h) Parking. Provided that the minimum parking requirement for the principal one-family
dwelling on the lot is met, no additional parking is required.

(i) Ownership. The accessory dwelling unit shall not be sold separately from the principal
dwelling unit, and may not be a separate tax parcel.

(Ord 16-13, 8 3, 9-14-16)

2/2



ilson Ave

[ E [UL__H %! T
>t L LT T
KX

2SS [T (TG (RTINS CO I | Bl ISR BRIUNTIIT A1 A S N e
e W IS (I S — ;

§> [ I (T ) ST C

N i 0 (TITMA T O I

11 NN F000 WTTOEETT DO

RN [
1 B

Cvp

il
& e ummmmimy
S

Wakefield Ave

(LT ] AT T
d[HllllﬂHlllHHHIHIIHJ [ B

Hudson

= i m %

Tl | m ||||1|§1|A||111Tﬁ%mrrrrlrrﬁ N 3{;”‘1 N
Om’: I%J QLHI | ZT %yo% E_E
i =S|y Z1

urns Aye

T D L WVZ)\K
e

Legend
Analysis of Minimum Lot Size Standard

\:’ Likely to meet 5,000 sq. ft. standard
[ ] Potential to meet 5,000 sg. ft. standard
Unlikely to meet 5,000 sq. ft. standard

|:] Nonsingle-family residential uses

/) ADUs Not Permitted in Zoning District
5&%ﬁ2222228Z5%22ZZZZ%22zZZZ%QZZZZZ&%QZZZZZ&QQZZQ%

Note: This map was prepared for analytical purposes only.
A property-by-property analysis needs to be completed to

ACCGSSO ry Dwel | | n g U n it An a IySIS _ M 0 u nds Pa rk determine if a specific property meets the lot area standard.
Fe bru a ry 2 0 1 8 0 0.075 0.15 0.3 0

Miles




ALt L0ty ey — ]

o L tasey

]I[[[[DW E ﬁ”lihu&lﬂé ' %Hmmmm—l . g | 1 | Tll o !|||||||mm|||m
[T} | Rec Center| [T EIT ] CLETTTTTTTT RITCTITITIIT (T 2
m%@] TENIRN] - [ I TN IS T (T T T T T TS TP Lo 2
A TR SN (T (TN L T T CTTTTY Laspew | [T
T [T\ NI SRR AT R ST [T T [ % | [T IH ” HT l ” ”I Hl“
I (TIPS LIS RIIL: ST I w '_3 ! 7 ;‘W m ILIL =1 L |
“““ : _li]% = %ﬂl T [ 2

[T
CTITTTTE TP

S

[
i

1101 R S

| =T
i LTI
%—Illlﬂﬂ'ﬂ

R EIRITHITIT] —

B
LT TT TATTATTTT

} N AT OO CET
THTR =0 TR Moottt ctoern | |

[ TI] [
H’H‘III_I”IHI‘ IIIHHHM
%mrﬂn I
LI
LT

|
.
i

Eares A

NOY\EN

prurssfeuy

[1

il
[

[T T
([TTTTTTTTITITIIIT

I
‘]JT
LI Irl
ST
l |‘ =5 X é

Reg Park

Analysis of Minimum Lot Size Standard e
Battle Creek
Regional Park

[ ] Likely to meet 5,000 sq. ft. standard ] L

[ ] Potential to meet 5,000 sq. ft. standard = <
[ Unlikely to meet 5,000 sq. ft. standard % 1
== A\WRNL

e

=

— R,

I:] Nonsingle-family residential uses
v/} ADUs Not Permitted in Zoning District

Battle Creek
Rec Center

[WERRRE]
3—/ 1 JZARNERNE

v Note: This map was prepared for analytical purposes only.

Py Accessory Dwelling Unit Analysis - dstermine f  peciic property meets the o aroasandard
jao4 District 1 (Battlecreek - Highwood): Map 1

=] FEbruary 20 18 = - = 0.?/liles 0




== El

= Battle Cregk
Regional Park

i
&
2
&
b
o
@
o

A
SSSS

i / / 7. =
HEIIII- i % / % ;%a/ E
h 77zt s 3 e
L o e / $Y %
] ; 7 /// : NS
e 2%“;%:: ek
Se=SHi
o pg L
Legend
Analysis of Minimum Lot Size Standard
[: Likely to meet 5,000 sq. ft. standard
[ | Potential to meet 5,000 sq. ft. standard
Unlikely to meet 5,000 sq. ft. standard
[:I Nonsingle-family residential uses
7////| ADUs Not Permitted in Zoning District Z
/Ly
7/
f_“\fl“‘l"' Note: This map was prepared for analytical purposes only.
g 1 1 ic _ A property-by-property analysis needs to be completed to
'*' A(_;ce_ssory DWEI I I ng U n It A.na IySIS determine if a specific property meets the lot area standard.
District 1 (Battlecreek - Highwood): Map 2

e~ February 2018 : = L avies €Y




Legend
Analysis of Minimum Lot Size Standard

_ [ ] Likely to meet 5,000 sq. ft. standard
Re [ ] Potential to meet 5,000 sq. ft. standard
|| Unlikely to meet 5,000 sq. ft. standard

l:l Nonsingle-family residential uses
/| ADUs Not Permitted in Zoning District S

NN
N
N
N

ect

7

A

.

erokee

Baker | B

T 7
% ] = - Center
b
ALY
TTTTIA T
B e = =1
= Lt —
0 YV

[T
I [TTFE)

T T\
T D AN [T

S OnE

Sl

NS N

%

Note: This map was prepared for analytical purposes only.
A property-by-property analysis needs to be completed to
determine if a specific property meets the lot area standard.

Accessory Dwelling Unit Analysis - District 3 (West Side)
B~ February 2018 . o % AP )




I 7 == 2
(T i ) )
, 277 ; A L
S / : i l-_—‘unu TTTIITTITI
; / 7 j: | :
S AT W0 00 7 : ,,/ 277 %Dﬁ -
% TR == = =i
EED]]ID]]UUJJL p% T n e /27 _ Wi ‘2/ / i il
i Rec Centdr 2 7, =
E%% [ TIIIE . iﬁ{é //é///A Z 2 Lontiitiiar)
I (mmn I [ A y
Ellmbiliin 27 HIIIIIIIIIIIIII AT 1 ///74 2
; I]]]]I[I]]]]l]] I (T T 77
Eﬁ[ﬂlﬂm% CHT . At TRl nna%mf 7
E[]IUI[D]]; i i HI T [T [T (s 7757755750757
E]mmunmm ﬂTﬂTﬂﬂﬂg ] % T (LTI Z
.si., llll , [ % ERNII 7 Z
%ﬂﬂ% : ] 7I I nanJ 7
ST ] ([T i 2 :
T ﬂﬂﬂmﬂj | NI Al 'é/ %//'/;
U]]I[I]II] | | i 070 7
||4||||m“ : sz i s / 77
amﬂm]m |||||w I T T IIIII I =
‘ LTI | (T I Illlm o é,7
I (T o (I = IR 274
l:% |1 e o 1 1 %rm H%Wm%l_ﬂmﬂﬂ e |
T 1 |
1 lﬂmmn. 1 T[T (LT il [2 T ME%%W o
Il T U]]IﬂI[[EﬂBmmuu it [ D]]]]]]]]]Imnnunmn TTTH B P27 I [T 7
4 [T (TRTFRMTTRT] (IITITTIIT [T TIEEETHD (TTITITRCTIINN T -lllﬁ %E__‘DI]]]]]]]]] ;///A
z il I 1] [T [N [ //,/////
] s 1= Yl | Legend
[T : (IETTNE) NI LT ',L'A% é Analysis of Minimum Lot Size Standard
: ©
— 7
x_ / o . /
I = 1 i £ im“%% [ Likely to meet 5,000 sq. ft. standard
(I (LTSS @ _
o7 O DT, ’\J[ [ | Potential to meet 5,000 sq. ft. standard
i Mﬁm'ﬂﬂ”\ il _H| ==l i Unlikely to meet 5,000 sq. ft. standard
T IR I —f||||| 7 - : .
LT ME T [ | | |||: EETIES [ | Nonsingle-family residential uses
||I e Rl { ka1 - L
P ‘ M% T [ — % /////| ADUs Not Permitted in Zoning District
m ml e I mili

Note: This map was prepared for analytical purposes only.
A property-by-property analysis needs to be completed to
determine if a specific property meets the lot area standard.

Accessory Dwelling Unit Analysis - District 7 (Thomas Dale)
e~ February 2018 : o % avies €Y




[EETTRE ST R e N S o

Summit Ave

H R il MR Bl o B i
RN ) b B W o

G T e s
: 1] T B % X

RENER
(T

T
‘

\ \ \ \ t- Q\?
N\

=777,
e 7500

BRLRRRRRAN

- N
RN

T | =
LT | =

N

17
HEEL

0 T | 7_ L] f/:: ; ?'7/7777//'7 “
e e 4
‘@] ammmml 1|||f|||||||||mll B2 (771 [ ?r 7, 7//‘

i i
Il e

(TTEITIVTIVE] [TTTTETIIIOTT AT / _:ﬁ = JIZININI

s

=2

[T [
E LTI [IHIIEUE[@%

7
P T PTTITT I
& '{7‘ 7
o '/ 7

9. //
2 /. Legend

Analysis of Minimum Lot Size Standard

[ ] Likely to meet 5,000 sq. ft. standard
[ ] Potential to meet 5,000 sq. ft. standard
D Unlikely to meet 5,000 sq. ft. standard

|:| Nonsingle-family residential uses
/////)| ADUs Not Permitted in Zoning District

Note: This map was prepared for analytical purposes only.
A property-by-property analysis needs to be completed to
determine if a specific property meets the lot area standard.

e~ February 2018 ‘ e e avies O




Accessory Dwelling Unit — Zoning Text Amendments

Sec. 65.913. - Dwelling unit, accessory.
A secondary dwelling unit, subordinate to a principal one-family dwelling, within or attached to
a one-family dwelling or in a detached accessory building on the same zoning lot.

Standards and conditions:

(a) Lot location. The lot shall be located in one of the following areas:

(1) Green Line area: Wwithin one-half (1%) mile of University Avenue between Emeraid
Street and Lexington Parkway.

(2) Mounds Park area; The area bound by Interstate 94 to the north, Highway 61 to the
east, and Mounds Boulevard to the south and west back to Interstate 94.

(3) Planning District 1: The area bound by Minnehaha Avenue to the north and west,
McKnight Road to the east, Red Rock Road to the south, the Mississippi River to the west
to Warner Road to Highway 61 to Birmingham Street up to Minnehaha Avenue.

(4) Planning District 3: The area bound by the Mississippi River to where Annapolis
Street, if extended, meets the Mississippi River except for the area bound by Sidney
Street to the north, Bidwell Street to the east, Annapolis Street to the south, and Charlton
Street to the west.

(5) Planning District 7: The area bound by Burlington Northern Rail to the north, Interstate
35E to the east, University Avenue to Rice Street, to Aurora Avenue to Marion Street to
University Avenue to Lexington Parkway on the south and Lexington Parkway to the west
to the Burlington Northern Rail.

(6) Planning District 9: The area bound by Interstate 35E to the north, Kellogg Boulevard
to Robert Street to the northeast, the Mississippi River fo Interstate 35-E to the northeast
to the southwest, Interstate 35E to Shepard Road to Homer Street to West Seventh to
interstate 35E.

Sec. 66.221. — Principal uses.

Table 66.221, principal uses in residential districts, lists all permitted and conditional uses in the

RL—RMS3 residential districts, and notes applicable development standards and conditions.



Table 66.221. Principal Uses in Residential Districts

Residential

I | l | l !

Accessory Uses

Accessory use P P P P P P P (d), (s)
Dwelling unit, accessory P P P P P P (d), (s)
Accessory retail service and C C (s)
office

Support services in housing for P P (d), (s)
the elderly




